
 

 

CITY OF DECATUR, TEXAS 
Development Services   1601 S. State Street  Decatur, TX  76234  (940) 393-0250 voice (940) 626-4629 fax  

 AGENDA 
(Zoning) Board of Adjustment Meeting 

Wednesday, January 18, 2017 at 3:30 P.M. 
City Hall Council Chambers 

201 E. Walnut 

Call to Order 
 
ITEM 1: Approval of October 17, 2016 Minutes. 
 
ITEM 2: ZBA2017-01—The Board to hear public input and consider taking action on a request 

from Pastor Ron Fox, on behalf of Cornerstone Baptist Church, for a Special Exception 
from the City of Decatur’s Zoning Ordinance regarding parking in a Single Family-1 (SF-
1) Zoning District.  Specifically, applicant is requesting a Special Exception to the City 
of Decatur Code of Ordinances, Appendix B, “Zoning,” Article 7, “Development 
Standards,” Section 7.3, “Off-Street Parking and Loading Regulations,” Subsection 7.3.3 
“Parking Requirements Based upon Use,” Item B(4) “Churches” requirement of one (1) 
space for each three (3) seats in the main sanctuary in addition to the requirements for 
other uses such as classrooms, offices, gymnasiums, and similar ancillary uses.  
Applicant is requesting to meet the parking requirements of one (1) space for each 
three (3) seats for the sanctuary and all ancillary uses.  The subject property is legally 
described as proposed Lot 1, Block 1, Cornerstone Baptist Church Addition and is more 
commonly referred to as 1500 Preskitt Road, Decatur, Texas. 

 
ITEM 3: Discuss and Approve 2017 Meeting Schedule. 

ITEM 4: New and/or future business items. 

Adjournment  

 
Prepared and posted this 13th day of January 2017 in accordance with Chapter 551, Texas 
Government Code. 
 

 

      
Dedra D. Ragland, AICP 
Director of Planning and Development 
 
 
 
 

*NOTE:  THE (ZONING) BOARD OF ADJUSTMENT RESERVES THE RIGHT TO ADJOURN INTO A CLOSED MEETING AT ANY TIME 
REGARDING ANY ITEM ON THE AGENDA FOR WHICH IT IS LEGALLY PERMISSIBLE UNDER THE TEXAS OPEN MEETINGS ACT 
PURSUANT TO LGC 551.071. 
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MINUTES 
(ZONING) BOARD OF ADJUSTMENT MEETING 

Monday, October 17, 2016 at 3:30 P.M. 
City Hall Meeting / Council Chambers 

201 E. Walnut 
 
A meeting of the City of Decatur (Zoning) Board of Adjustment was held at 3:30 p.m. on 
October 17, 2016, at City Hall with the following in attendance: 
 
MEMBERS PRESENT:    MEMBERS ABSENT: 
Vice Chairman William Klose  
Lisa Caraway  
Don Ogle  
Murvelle Chandler (Alternate) 
Wayne Stone (Alternate) 
 
 

Chairman Mark Duncum 
 
 
 

Others present were: Planning Director Dedra Ragland, Attorney Patricia Adams and 
Development Review Coordinator Codi Delcambre representing the staff; and Gary 
Cocanougher, representing the applicants.  
      
Call to Order:  Vice- Chairman Duncum called the meeting to order at 3:32 p.m. 
 

  
ITEM 1: Approval of August 15, 2016, Minutes. 
 

Board Member Caraway made a motion to approve the August 15, 2016, 
minutes. Board Member Ogle seconded the motion.  The motion passed 5-
0.    
 

ITEM 3: ZBA2016-07—The Board to hear public input and consider taking 
action on Gary Cocanougher’s request for a variance from the City of 
Decatur’s Zoning Ordinance regarding parking in a Light Industrial (LI) 
Zoning District.  Specifically, applicant is requesting a special 
exception to the City of Decatur Code of Ordinances, Appendix B, 
“Zoning,” Article 7, “Development Standards,” Section 7.3, “Off-Street 
Parking and Loading Regulations,” Subsection 7.3.3 “Parking 
Requirements Based upon Use,” Item B(23) “Storage or 
Warehousing” requirement of one (1) space for each two employees 
or one (1) space for each one thousand (1,000) square feet of floor 
area, whichever is greater” to a requirement of no parking spaces 
required for the storage units.  The subject property is legally 
described as Lot 1, Block 1, Decatur Self Storage LTD Addition and is 
more commonly referred to as 1200 E. US Hwy 380 Business, Decatur, 
Texas. 

 
Planning Director Ragland presented the staff report and explained why 
applicant is requesting a special exception from the City of Decatur’s Zoning 
Ordinance regarding parking in a Light Industrial (LI) Zoning District.  
Specifically, applicant is requesting a special exception to the City of 
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Decatur Code of Ordinances, Appendix B, “Zoning,” Article 7, “Development 
Standards,” Section 7.3, “Off-Street Parking and Loading Regulations,” 
Subsection 7.3.3 “Parking Requirements Based upon Use,” Item B(23) 
“Storage or Warehousing” requirement of one (1) space for each two 
employees or one (1) space for each one thousand (1,000) square feet of 
floor area, whichever is greater” to a requirement of no parking spaces 
required for the storage units.   
 
Board Member Chandler made a motion to approve ZBA2016-07, to allow 
the requirement of no parking spaces required for the storage units.  The 
subject property is legally described as Lot 1, Block 1, Decatur Self Storage 
LTD Addition and is more commonly referred to as 1200 E. US Hwy 380 
Business, Decatur, Texas. Board Member Stone seconded the motion. The 
motion passed 5-0.  

 
The meeting was adjourned at 3:42 p.m.  
 
 
             
       Wil Klose, Vice-Chairman 
 
 
ATTEST: 
 
                                      
Dedra Denée Ragland, Planning Director 
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CITY OF DECATUR, TEXAS 
Development Services   1601 S. State Street  Decatur, TX  76234  (940) 393-0250 voice (940) 626-4629 fax  

 STAFF REPORT 
January 18, 2017 – Board of Adjustment Meeting 

 
TO:  (Zoning) Board of Adjustment   CASE:  ZBA2016-08 

FROM: Dedra D. Ragland, AICP, Planning Director  APPLICANT: Ron Fox/Cornerstone  
Baptist Church 

DATE:  January 10, 2017     REQUEST: Parking Special  
Exception   

 
Subject: 
Board to hear public input and consider taking action on a request from Pastor Ron Fox, on behalf of 
Cornerstone Baptist Church, for a Special Exception from the City of Decatur’s Zoning Ordinance 
regarding parking in a Single Family-1 (SF-1) Zoning District.  Specifically, applicant is requesting a 
Special Exception to the City of Decatur Code of Ordinances, Appendix B, “Zoning,” Article 7, 
“Development Standards,” Section 7.3, “Off-Street Parking and Loading Regulations,” Subsection 
7.3.3 “Parking Requirements Based upon Use,” Item B(4) “Churches” requirement of one (1) space 
for each three (3) seats in the main sanctuary in addition to the requirements for other uses such as 
classrooms, offices, gymnasiums, and similar ancillary uses.  Applicant is requesting to meet the 
parking requirements of one (1) space for each three (3) seats for the sanctuary and all ancillary 
uses.  The subject property is legally described as proposed Lot 1, Block 1, Cornerstone Baptist 
Church Addition and is more commonly referred to as 1500 Preskitt Road, Decatur, Texas. 

 
Case Notes: 
On June 16, 2016, Development Service staff met with Pastor Ron Fox and the development team for 
the Cornerstone Baptist Church to discuss the city’s development and construction requirements for a 
new Church and multipurpose facility.  Prior to the pre-application meeting, the architect had also 
inquired about the parking requirements for the sanctuary and the other ancillary uses, such as the 
classrooms, office and the fellowship hall.  (Refer to Attachment 3).  During the pre-application 
meeting, the staff reviewed the parking requirements for churches, which included the following 
information: 

Parking:  One space for each three (3) seats in addition to the 
requirements for other primary uses…shall be summation of the 
parking requirements for each use.  (Refer to Attachment 4) 

The Church representatives stated that over the long term, they did not foresee parking necessarily 
being an issue.  They did ask that staff give consideration regarding the sharing of parking for the 
office, classroom and fellowship hall uses… no additional discussion regarding the parking ensued. 
 
On December 1, 2016, Cornerstone Baptist Church submitted a complete building plan submittal for a 
new Church located at the corner of northwest corner of Deer Park and Preskitt Road.  The parking 
layout only reflected the parking requirements for the sanctuary of one (1) parking space for each 
three (3) seats in the sanctuary for a total of 102 parking spaces.  Based on staff’s calculation, a total 
of 200 parking spaces are required.  Applicant is seeking a special exception for a difference of 88 
parking spaces. (Refer to Attachment 5)   
 
 

Legality: 

According to the Texas Local Government Code, the Board of Adjustment can legally authorize 
variations to the Zoning Ordinance subject to the conditions listed below (§211.008 010). Each case 
before the board must be heard by 75 percent of its members (§211.008.d), and the board can only 
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authorize a variation from the terms of the Zoning Ordinance with a concurring vote of 75 percent 
(§211.009.c).   

 
Conditions for Approval:  
The applicant must meet all of the following four conditions to be legally granted a variance.  
 
Financial or self-induced hardship cannot be considered: 

1. The requested variance does not violate the intent and spirit of the ordinance. Special 
conditions of restricted area, shape, topography or physical features exist that are peculiar to 
the subject parcel and are not applicable to other parcels of land in the same zoning district.  

2. The hardship is not the result of the applicant’s actions, and 
3. The interpretation of the provisions in this ordinance would deprive the applicant of rights 

commonly enjoyed by other properties in the same zoning district that comply with the same 
provisions. 

 
Deciding Factors:  
The Board of Adjustment reviews the application and the response to the four conditions, and 
then hears the case to determine if the applicant qualifies.  If the Board feels the applicant has 
met the stated conditions, then the Board may approve the variation as long as it meets these 
criteria (§211.009.a.3): 

 
1) The variation is not contrary to the public interest.   
2) The variation is due to special conditions.   
3) A literal enforcement of the ordinance would result in unnecessary hardship. 
4) The spirit of the ordinance is observed and substantial justice is done. 

 
Recommendation: 
Staff has the following findings: 

1. The requested variance could violate the intent and spirit of the ordinance. The Police Chief 
and the Building Official are both concerned that if there is not enough parking available, the 
church members will seek parking along Deer Park and Preskitt Road.  Both would prefer a 
reduction from the required 200 parking spaces to 140-160 parking spaces. A property owner 
that received the 200’ notification also contacted staff and was concerned that if a special 
exception was granted to reduce the parking, Deer Park would become congested with folks 
parking on either side of the road.  

2. There are special considerations of physical features that are peculiar to the subject parcel 
that are not applicable to other parcels of land in the same zoning district. The property does 
have a number of transmission line and gas line easements that traverse the property.  These 
easements do not permit the location or encroachment of permanent structures in said 
easements.. 

3. The hardship is a result of the applicant’s action.  The layout of the building and parking could 
be done in such a way as to meet the City’s parking requirement for each use.  The property 
does contain a number of utility easements that prohibit permanent structures from being 
located on top of or encroaching said easements.  However, the applicant has obtained 
encroachment easement agreements from the electric and gas line service providers for the 
proposed driveways, which would also indicate parking could be permitted to encroach. 

4. The interpretation of the provisions in this ordinance does not necessarily deprive the 
applicant of rights commonly enjoyed by other properties in the same zoning district that 
comply with the same provisions.  Off-street parking and off-street loading requirements are 
necessary in order; to relieve congestion so that the street can be utilized more fully for the 
movement of vehicular traffic; and to promote the safety and convenience of pedestrians.  The 
property does appear to have more than its share of transmission and distribution line 
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easements, which could also explain why the property has not been developed for all the 
years it has been annexed in the city.  The easements do impact where a permanent structure 
can be located.  However, the utility service providers are generally willing to work with 
development when it comes to parking.  From a traffic management perspective, a variance of 
88 parking spaces does raise some concerns with the City Engineer, Chief of Police and  
Building Official. Parking along Deer Park or Preskitt Road is objectionable to City staff and the 
surrounding neighbors.  No parking signs along these roads may be a long term solution if 
variance is granted and parking becomes a problem along the rights-of-way.  Extraneous 
impervious cover does adversely impact the natural environment.  However, reducing parking 
while benefiting the environment should not overrule safety concerns.   

 
Seventeen (17) property owners were notified.  To date, staff has received no notices in favor of, 
neutral to or opposed to the request. 

  
Options:  
Recommend approval: 
From the evidence, testimony and plans presented, I move that the Board grant the special exception 
request ZBA2016-08 to reduce the parking requirements from 200 parking spaces to 102 parking 
spaces.  The subject property is proposed as Lot 1, Block 1, Cornerstone Baptist Church Addition and 
is more commonly referred to as 1500 Preskitt Rd, Decatur, Texas. 
 
Recommend approval with conditions: 
From the evidence, testimony and plans presented, I move that the Board grant the special exception 
request ZBA2016-08 to reduce the parking requirements from 200 parking spaces to 102 (or some 
other number) parking spaces with conditions.  The subject property is proposed as Lot 1, Block 1, 
Cornerstone Baptist Church Addition and is more commonly referred to as 1500 Preskitt Rd, Decatur, 
Texas.  The conditions being as follows:… 
 
Recommend denial: 
From the evidence, testimony, and plans presented, I move that the Board deny the special exception 
request ZBA2016-08 to reduce the parking requirements from 200 parking spaces to 102 parking 
spaces.  The subject property is proposed as Lot 1, Block 1, Cornerstone Baptist Church Addition and 
is more commonly referred to as 1500 Preskitt Rd, Decatur, Texas.  Denial is based on the following 
findings:… 
    
Recommend postponing consideration: 
From the evidence, testimony, and plans presented, I move that the Board postpone consideration of 
variance to a date certain, and requesting additional information for the variance request ZBA2016-08 
to reduce the parking requirements from 200 parking spaces to 102 parking spaces.  The subject 
property is proposed as Lot 1, Block 1, Cornerstone Baptist Church Addition and is more commonly 
referred to as 1500 Preskitt Rd, Decatur, Texas.  Additional data being as follows:… 

 
Attachments 

1. Location Map  
2. Application and Checklist/Letter of Intent 
3. Applicant’s preliminary questions concerning parking requirements 
4. Excerpt of Pre-Application Meeting Minutes, June 16, 2016 
5. Building Official’s parking calculations (email to applicant) 
6. 200’ Notification Map and Property Owner Responses 
7. Proposed Site Plan 
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Attachment 1 

Location Map 
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Attachment 2 
Application and Checklist
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Attachment 3 

Applicant’s preliminary pre-application questions concerning parking 
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Attachment 4 

Excerpt of Pre-Application Meeting Minutes, June 16, 2016 
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Attachment 5 

Building Official’s Parking Calculations 
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Attachment 6 

200’ Notification Map and Property Owner Responses 
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Attachment 7 

Proposed Site Plan 
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CITY OF DECATUR, TEXAS 
Development Services   1601 S. State Street  Decatur, TX  76234  (940) 627-9600 voice (940) 626-4629 fax  

  

  

2017  

Zoning Board of Adjustment  

*Meeting Calendar 
 

Submittal Deadline **Meeting Date 

December 22, 2016 January 18, 2017 

January 19, 2017 February 22, 2017 

February 16, 2017 March 20, 2017 

March 23, 2017 April 17, 2017 

April 20, 2017 May 15, 2017 

May 18, 2017 June 19, 2017 

June 22, 2017 July 17, 2017 

July 20, 2017 August 21, 2017 

August 24, 2017 September 18, 2017 

September 21, 2017 October 16, 2017 

October 19, 2017 November 20, 2017 

***November 22, 2017 December 18, 2017 

 

* Meetings are scheduled on an as needed basis.  If a meeting is required, it is scheduled the 

3rd Monday of each month at 4:00 p.m. at 201 E. Walnut.   

 

** If meeting date falls on a holiday, the meeting will be held on the following Wednesday.   

 

***Application submittal deadlines are typically the second to last Thursday of the month 

or approximately 25 days prior to the ZBA meeting. If Thursday is a holiday, submittal 

deadline moves to the second to last Wednesday of the month. 
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